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ABSTRACT
This research is being conducted as a means of a Quinlan School of Business Honors
Program collaborative term paper. While there are no sponsors, we would like to
acknowledge Professor Anne Reilly for her assistance in the completion of this research,
analysis and written report.
The purpose of this research project is to establish a better understanding of the
migration rates within major United States cities across the country. Our research and data
aim to dive deeper into the economic, political, and social trends occurring in the nation’s
most populous cities (New York City, Los Angeles, Chicago and Houston) and utilize
comparison analysis techniques to understand urban migration rates in order to determine if
the Illinois Exodus is truly unique. In this study, we collect data and analyze tax policies, the
housing market, and job opportunities in each city. The utilization of the correlation data
analysis and linear regression analysis techniques allow for in-depth investigation of the
relationship between each factor and migration trends within the state. Despite the Illinois
Exodus analysts statement highlighting housing costs, taxes, and job opportunity as the most
significant variables contributing to outmigration, our regression analysis showed high
insignificance rates with each variable, excluding the cost of living index score. Limitations
in our data included too few variables and inability to analyze the interconnectivity of the
variables as an impact on migration rates. Nonetheless, our research provides a basis for
re-evaluation of the causes of the Illinois Exodus and a deeper analysis of migration patterns
in urban areas throughout the United States.
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INTRODUCTION
The Illinois Exodus is a current phenomenon describing the rate of outmigration
significantly exceeding the rate of in-migration within the state. Over the past decade
(2010-2020) nearly 900,000 residents have moved out of Illinois. This represents the steepest
decline in population in a single state throughout the entire country during the 2010s. As one
of four states nationwide to see net population loss over the past decade, Illinois is becoming
poorer, less diverse, and overall unappealing (Divounguy & Hill). State officials are
struggling to slow the effects of this massive outmigration, despite survey data exposing the
internal inefficiencies driving out residents. The inability to cease and reverse this process has
allowed economists and analysts alike to vocalize a common finding: the trajectory of Illinois
displays an unpromising future for the state.
In order to understand the importance of the Illinois Exodus, it is necessary to analyze
historical trends within the state as well as current trends in comparative states. We have
chosen the states that house the four largest cities in the United States (New York City, Los
Angeles, Chicago, and Houston) as our main focus for comparison. Limitations in data
shifted our single statewide analysis to focus closer on the overall comparison of these major
cities. This will allow for a more in-depth analysis of urban contribution to state’s population
growth/decline, as well as a great platform for significant, timely comparison. While
statisticians and analysts have pinpointed the major factors contributing to this exodus, a few
questions remain unanswered. Are these contributory factors that are leading to mass out
migration within this Midwestern state seen in comparative states in the Northeast, South,
West regions too? Given our current inhabitancy as Chicago students, we have been exposed
to a great deal of conversation centered on Illinois’ decline; yet, an information gap is
established with the lack of external comparisons. Our research and data aim to dive deeper
into the economic, political, and social trends occurring in the nation’s most populous cities
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(New York City, Los Angeles, Chicago and Houston) and utilize comparison analysis
techniques to understand urban migration rates in order to determine if the Illinois Exodus is
truly unique. In this study, we will collect data and analyze tax policies, the housing market,
and job opportunities in each city.
Despite the title-specific focus of a singular state, the Illinois Exodus proves to be a
phenomenon that will affect Americans across the nation. As a metropolis and major business
hub, Chicago holds some responsibility for economic stimulus and contribution that spans
farther than state lines or even national lines. The major city has historically attracted young
professionals as a place for growth and development. The central national location,
unmatched culture, and comparatively low barriers to entry for new business has transformed
Chicago into a symbol of success. However, this city’s reputation precedes itself, ensuring a
tough hit to the national (and possibly international) economy if Chicago falls. This
reallocation of residents from a major city will be an important determinant in establishing
new major cities or areas around the country.
Illinois holds the burden of effective decision making in order to save the once
competitive and highly desired state for business and other successful professionals. This
research will act as a means of comparison for Illinois to gauge its policies, public goods, and
other governable factors against similar states containing popular cities. Localized governing
allows the opportunity to adjust policies for reformation through determination of what works
elsewhere. In addition, we hope to create a more comprehensive analysis of the major factors
contributing to the mass outmigration and provide suggestions for policy improvement to
slow the process.
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LITERATURE REVIEW
Housing Market
As researchers look into the population shift across the United States, a major factor is
the housing market. The relationship between housing costs and migration patterns has been
well established, with much of the information suggesting that the two should be intertwined.
A 2020 Illinois Policy study noted that homeownership rates have been steadily declining
across the past decade, paving the way for bigger cities to gain more population as the next
generations look to rent rather than buy (Divougny and Hill). While researchers expected to
see an increase in population in major cities, what they found was a lot of fluctuation. In the
early 2010’s, there was a big push toward city life, which resulted in the growth of many
major metropolitan areas. Around halfway through the decade, this abruptly shifted, with
many Americans deciding to abandon cities for suburban life, resulting in varying growth of
cities across the nation for the rest of the decade (Frey). Experts believe a major reason for
this occurrence is that the average property value varies dramatically from state to state, and
then even more so within states. In some areas, a four bedroom apartment costs exponentially
more than a four bedroom house two hours away. The thought process is then if people are
willing to move two hours away, why not move four hours away to a state that also offers
better tax rates (Perino). This shift has only become more accentuated by the COVID-19
pandemic. Studies have shown that people want to get out of highly populated areas and are
now more free to move given the increased ability to work from home (Liu and Su). While
this preliminary data is very insightful, it is still too early to see COVID-19’s true overall
effect on the housing market and migration. Another potential hole noticed across the
findings is that soft variables, like an area's weather patterns and demographics, fail to be
accounted for in housing costs, but matter to potential homebuyers. Overall, the initial review
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of the housing market’s effect on migration shows a strong positive correlation, but for more
confidence, a few holes will need to be addressed.
Tax Rates
Another factor that research has suggested affects migration patterns is taxes. State
and local taxes are the sources of funding for public goods and services that are intended to
benefit the population, with revenues going to education, transportation, parks, and public
safety among others. Research shows that as the decade came to a close, tax revenue was at
an all time high in almost every state (Rosewicz). Due to the extended budget state
governments have to work with, citizens expect public infrastructure and social benefits to
also be increasing. It is generally concluded that migration occurs when people believe they
are not getting adequate benefits from what they paid in taxes. In a competitive free market
economic system, such as that found in the United States, individuals will relocate to where
they believe they will have the highest economic leverage and opportunity. Because people
within the United States can move between localities without much regulatory burden, they
may choose to shift towards areas with tax burdens that maximize their utility; whether that
utility comes from the public goods, avoiding taxes, or a combination of both (Iyer).
In 2016, almost 600,000 people moved from the 25 highest-tax states to the 25 lowest
tax states in that single year alone (Edwards). What the research fails to show is that low tax
rates may not directly relate to economic prosperity and in order to firmly conclude that taxes
are in fact a driving force of migration, it is important to also look at other factors within a
community. Migration is an investment in human capital which consists of the skills,
knowledge, and experience possessed by individuals that increases their economic
capabilities (Anderson). When large amounts of people move into a community, it is an
indication that people view the state as a place of opportunity and growth. When large
amounts of people move out, on the other hand, it often means a loss of tax dollars for public
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services as well as a loss of high skilled labor. Studies have shown that corporate relocations
are more likely if tax increases on businesses result in higher rates than those in neighboring
states (Ljungqvist & Smolyansky). This results in a loss of jobs, making states with high
corporate taxes a less desirable location to conduct business and pursue employment
opportunities.

Job Opportunity
The last factor researchers agree affects migration patterns across the United States is
job opportunity. The subjective well-being of a worker relies heavily on their work life
(Chadi). Members of the labor force want to have the ability to choose which career best
encompasses their values and beliefs. High job satisfaction translates directly to worker
retention. If employees have job dissatisfaction, they want a labor force with a diverse set of
options to choose from to better their situation. Full time jobs consume people’s daily life,
thus the work environment can demonstrate a significant impact on one’s personal life as
well. In addition, research shows that whether or not the job change is voluntary can impact
one’s family life, and even society as a whole (Robin Wood Johnson Foundation). The
theory of economics shares this concept as an externality. Externalities can provide positive
or negative impact on third parties, not directly associated with the interaction. Workers’
attitudinal shifts, either positively or negatively, due to the work environment will show a
larger impact on society as a whole (Helbling).
Job satisfaction does not merely cover compensatory satisfaction, rather it covers
being content with the work itself, the social component, and the corporate social
responsibility provided. If a worker’s job cannot provide satisfaction through these key areas,
they will be more inclined to seek out other job opportunities in an abundant labor force. The
lower the efficiency of the labor force, the greater likelihood workers will migrate for
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opportunities. This migration may occur at a variety of levels, with workers moving both
within and outside of the state (Chadi).
Methods:
Participants
For our sample, we chose to include data on the four largest cities in the United States
for our migration rate comparison to ensure meaningful comparison. Despite the large
population disparity among these cities, they represent the most populous places in the
nation, as well as major hubs for business. In addition, the geographical location of each city
within the country allowed representation of each major region (Northeast, South, Midwest,
West). This sample accounted for basic regional differences, thus, creating a fairly
generalizable sample for the nation as a whole.

Variables
Within our sample, we chose to focus on a few key variables affecting migration rates
within each city. These variables are tax rates, housing market trends, and job opportunities.
Our selection of these variables was based on previous research outlining the potential causes
of Illinois Exodus. We used these factors to essentially work backwards, determining the
trends in other major cities and analyzing whether Illinois analysts were accurate in their
hypothesis. In order to do so, we had to find key elements within each of these variables to
get a deeper look and better quantify these categories. For taxes, we chose to document
income and corporate tax rates. Housing market trends were analyzed through median
property value, housing appreciation rates, and the cost of living index score. Finally, job
opportunities looked into the median salary of the top-industry within each city to gain better
insight into individual and career growth opportunities. In addition, unemployment rates were
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analyzed to include the quantity of job opportunities. These industries were then analyzed
closer for overall job satisfaction and salary trends.
Finally, our sample chose to compare these statistics around the first change of the
decade (2008-2010) and present day (2018-2020). This choice was made on the basis of the
Illinois Exodus timeline. The noteworthy outmigration of the state was said to begin around
2010 and continues to this day. Thus, we wanted to analyze the trajectory of the other three
cities, in comparison to Chicago, over the same time period. Due to lack of accurate and
representative data, our current data is derived from 2018 statistics. We did not want
COVID-19 impacts to influence our analysis, thus we chose to date back approximately two
years.

Materials
Our data was collected primarily through DataUSA, a program storing publicly
available government data. This single, extensive database allowed confirmation of timely
and accurate economic, social and political statistics in each city. The source gave
information regarding population statistics per state as well as tax policies, the housing
market, and job opportunities available in each major city. This data was collected and
implemented into a cohesive table for organization and precise comparison techniques. The
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use of public, government documents also ensured ethicality of the research and
minimization of bias.
Data Table

Analysis Techniques
In order to establish connections between the variables and the migration rates, we
utilized two different data analysis techniques. First, we conducted a correlation analysis.
This analysis technique is used to measure the strength of a relationship between an input and
output variable. Next, to take the data one step further, we conducted a series of individual
linear regressions, analyzing each factor of the housing market, taxes, and job opportunities
in relation to migration rates. These regression results would signify which variables, if any,
were significantly correlated to the in/outmigration.
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Results
Table Demonstrating the Net Values for Each Variable
(Describes the change from 2010 to 2018)

Correlation Analysis
After the collection process, our group utilized the correlation and linear regression
data analysis techniques to measure the data. A correlation analysis is a statistical measure
that shows the strength of a relationship between two or more quantities. For the purpose of
this research, we only focused on the migration rate section of the correlation analysis
(highlighted above). The closer the correlation coefficient is to 1 or -1, the stronger the
positive or negative relationship is. The strongest positive linear correlation was between
housing appreciation rate and migration rate. This result shares that the impact of housing
appreciation rates strongly contributes to individuals’ decisions to move in or out of the state.
The strongest negative correlation with migration rate was found in the cost of living index
score variable. People are likely to move their residency to places where the cost of living is
lower. To gain more insights and prove the significance of these correlations, we conducted
further analysis through a regression model.
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Correlation Results

Regression Analysis
A regression analysis describes the relationship between independent variables and a
dependent variable. It is a key indicator of relationship strength and direction, as well as a
model for future predictions. For our data, the migration rate was the dependent variable. The
housing costs, taxes, and job opportunities were independent variables that were analyzed for
their impact, if any, on migration rates. While a variety of results are produced by a linear
regression analysis, we chose to include four main results that give insight on our data.
Our results of the regression analysis proved to be very important in our ability to
draw conclusions about our data. The most important result column is the P-Value. This
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section states that if the P-Value is less than 0.05, the null hypothesis, stating that the
independent variable shows no significance on the dependent, can be rejected. Our results
shared that all but one of the variables tested prove to be insignificant in their influence on
migration rates. The only variable that is confirmed to demonstrate a significant impact on
migration is the cost of living index. This variable produced an adjusted R squared value of
nearly perfect positive correlation, 1. In addition, the P-Value for this variable was
approximately 0.05, making it the only truly significant variable in our regression. As the cost
of living increases, data reflects that people are more likely to leave the state.
Our regression model results demonstrate that we cannot be certain that median
property value, housing appreciation, income tax rate, corporate tax rate, unemployment rate,
and industry salary have a direct or significant impact on migration rates in these large cities.
Regression Results

Unexpected Findings
One unexpected result was the industry salary variable’s strong negative correlation
coefficient, found in the correlation analysis. This result signifies that as the average industry
salary increases, inmigration decreases. This differs from our initial logical hypothesis that an
increase in industry salary would increase demand for residency within the state.
We also anticipated stronger correlations between migration and our other variables.
These variables were chosen due to analysts reports on the most important factors
contributing to the Illinois Exodus. Our results, which proved these variables are mostly
insignificant on migration rates, reject their findings.
12

DISCUSSION
Before analyzing our data, we hypothesized that taxes would be the most important
factor influencing migration rates among states. A variety of previous research articles
suggested this outcome, including a poll conducted by NPR, which found the number one
reason Illinoians want to migrate to another state is the high tax rates (Divounguy & Hill).
However, after conducting research of our own, we found that taxes alone were not enough to
convince an individual to move states. Our correlation analysis showed a relatively small
negative correlation between migration and both income and corporate taxes. Although our
research does show that there is an impact, it is substantially smaller than we expected.
Additional data suggests that many people have relocated to avoid paying high amounts in
taxes; however, this finding does not prove accurate for everyone. For example, Los Angeles
has comparable tax rates to Chicago and New York, yet the city has seen a population
increase in the last decade. From this alone, we can infer that while taxes have played a role
in the ongoing exodus, they were not as impactful as originally predicted.
Another variable which studies anticipated to be more significant was job opportunity.
Throughout our research, we found many articles discussing how citizens in these major
cities felt that their city does not provide enough meaningful job opportunities. In Illinois
specifically, residents mentioned in interviews that they felt Chicago’s job market didn’t
provide enough middle class job opportunities (Vasilogambros). Due to this anecdotal
evidence, we anticipated job opportunities to have a higher correlation with migration rates.
Industry salary had a fairly strong negative relationship, suggesting that increasing salaries
were driving people out of their state. Logically, this does not make sense because people
should be attracted to higher salaries. One possible explanation we considered is that the
statistic does not take into account non-wage benefits/disincentives of the job, which relies on
preferences. The other factor analyzed with job opportunity was unemployment rate, which
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had a weak positive relationship with migration trends. We took note of the unemployment
rate’s low fluctuation during the past decade, which would explain why the relationship was
not very strong with the net change in migration. Thus, while specific residents in major
cities voiced their issues with the lack of job opportunities, our data analysis did not reflect it
as a significant reason for residents to move out of state.
While taxes and job opportunities proved to be rather insignificant, we found that
factors in the housing category had the most influence on migration patterns. Our analysis of
previous research suggested that this could be a possibility, specifically when it came to
housing appreciation. Throughout the past five years, people increasingly looked to move to
the suburbs, choosing to purchase homes rather than rent (Divounguy & Hill). In the past
year, these trends have been expedited due to the COVID-19 pandemic. As people look for
more space for their families and freedom from renting, it would make sense that a strong
positive correlation exists between housing appreciation rates and migration rates. When
people are considering where they want to move, the value of the house and the potential
return on investment prove to be critical factors. This tracks well with our other significant
findings, which showed cost of living as the strongest variable. Despite the cost of living
variable’s placement in the housing section of our research, it is actually a combination of
various factors- including some aspects of taxes and job opportunities. In terms of our
previous research, many articles suggested that an increasing number of people are looking to
move to places that are more affordable. This seems like a rational economic decision, as
everyone would like to live in a place where they minimize their costs while maximizing
utility. Thus, we expected to see a p-value below 0.05 and a strong negative correlation
coefficient. This was not demonstrated. The correlation value was -0.93 with a p-value of
.0586. While we were expecting to see stronger numbers in our analysis, the insignificance of
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the majority of our variables shows just how complex migration patterns are across the
country.

CONCLUSION
Limitations
Population decline has been an ongoing issue for many states with large urban areas
in the past decade and the purpose of this research was to understand the role of the housing
market trends, job opportunities, and tax rates play in this large-scale outmigration. The
results of our study show that, other than cost of living, each individual variable by itself is
not necessarily significant enough to sway an individual’s migration decision. This was
expected given the complex nature of the issue, as before we even started we theorized that a
large percentage of moves were brought about by a combination of multiple factors. Our
inability to analyze multiple factors simultaneously proved to be a clear limitation; however,
it is almost impossible to definitively prove a combination’s effect on migration patterns,
even without the constraints we had. Another issue that went along with this is the fact that
many of the factors overlap in some way. For example, when looking at buying a house,
people are going to make a decision based on property taxes, as well as the overall price.
While this issue makes theoretical sense, because there is no way to untangle the factors, it is
very difficult to find a way to add weight to the factors to see how each truly influences
migration rates.
Aside from issues of interconnected variables, our research also faced shortcomings
brought about by unknown variables. We concluded that many people’s decision to move has
nothing to do with policies or the economic condition of the state, but rather are the result of
personal matters such as proximity to family or something as volatile as weather preference.
No matter how thorough the research, there are always going to be unknown variables
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influencing a person’s decision to migrate to a different state due to the fact that everyone is
operating under different circumstances. Another limitation of the study was the lack of
statewide data available on some of the variables. Because aspects like the housing market
and tax rates can vary based on area or county, it was difficult to find accurate and
representative data for these at the state-level. This forced us to shift our focus to the urban
impact on state migration rates, which is why we focused on these major United States cities.
Although this helped to narrow the study, the lack of consistency across the data hampered
the results of the study. Last, the COVID-19 pandemic has drastically altered life across the
country, which in-turn has created patterns that are not necessarily representative of the way
society operates. Due to ongoing changes created by the pandemic, we decided to use data
from 2018 as our current year data to account for pandemic related discrepancies, thus adding
another limitation to our study.

Recommendations
Despite the shortcomings of our research, there are still many ways in which our
study could prove useful. While we were not able to account for the culture of each major
city, this should be a variable that future researchers look into. Culture is a combination of
abstract and concrete ideals and is unique to each community. It is hard to quantitatively
measure; however, it is clear residents are directly impacted by the culture of their
community. Positive or negative experiences can affect their preferences when analyzing
migration options and, after combing over our research, it is clear that it plays a bigger role
than expected. In future research, a city's culture could be analyzed by looking at factors such
as demographics and taking into account the history of each region. While our research was
unable to dive into this specific area, it should still be able to provide a basis for a study on

16

this topic. If a comprehensive study on these city’s culture was conducted, researchers would
be able to get closer to understanding what truly drives the nation’s migration patterns.
One crucial piece of information our data shows is that there is a disconnect between
residents and policy makers in any given area. A governmental recommendation would be to
gain an understanding of why residents are leaving and where they are going. Comparing the
conditions of the states with the highest immigration rates could assist the government in
understanding what people want and how they can possibly deliver that to their residents. The
government of each state and city should also aim to be transparent with their people, and
explain the reasoning for their decisions. At all levels, there needs to be a better
understanding of what citizens are expecting and what is actually being delivered. If residents
can understand their policy maker’s actions, they may have more faith and trust in their local
government, thus being able to better see what their future in that state holds.
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